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SAN  FRANCISCO 


C-3  AND  ADJACENT  DISTRICTS 


PROGRESS  REPORT  NO.  1 


August  1,  1965 


DOWNTOWN  ZONING  STUDY  UNDER  WAY 

The  Downtown  Zoning  Study  was  begun  on  July  1,  1965,  following  approval  of 
funds  by  the  Board  of  Supervisors  in  June.*  Work  on  the  study  will  be  carried 
on  for  one  year,  running  to  the  middle  of  1966. 

During  the  year,  several  technical  papers  will  describe  in  detail  the  work 
that  is  being  done,  and  express  findings  and  preliminary  recommendations.  These 
technical  papers  will  be  distributed  for  review  purposes,  and  reactions  will  be 
sought. 

On  a  monthly  basis,  short  progress  reports  will  be  distributed  to  all  those 
interested,  summarizing  the  course  of  the  work  in  concise  form. 

MAJOR  EMPHASIS  IN  JULY  ON  INVESTIGATION 

As  called  for  in  the  work  programs  and  in  the  consultants'  contracts,  the 
month  of  July  was  spent  in  seeking  out  the  sources  of  data  useful  to  the  study, 
and  assembling  and  reviewing  such  data.    This  task  is  being  performed  primarily 
by  the  Resident  Consultants,  with  the  aid  of  the  Department. 

The  Design  Consultant  began,  on  July  15,  a  one-month  period  of  residence  in 
San  Francisco  for  the  purpose  of  an  intensive  investigation  into  the  design 
elements  and  design  needs  in  Downtown  San  Francisco,  with  an  emphasis  upon  the 
factors  that  distinguish  this  Downtown  from  the  central  areas  of  other  cities. 
Information  has  been  gathered  through  field  observation,  photographing  and  in- 
terviews. 


*A  statement  prepared  for  the  Board  of  Supervisors,  dated  June  7,  1965,  is 
attached  to  this  progress  report.    This  statement  answers  a  series  of  basic 
questions  about  the  Downtown  Zoning  Study  and  summarizes  its  scope  and  purposes. 
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The  Department  staff  has  concentrated  upon  the  mapping  of  information  in- 
dicating the  nature  and  condition  of  structures  in  the  Downtown  area,  preparing 
a  series  of  maps  that  show  buildings  of  substantial  size,  buildings  constructed 
since  World  War  II,  buildings  recently  remodeled,  buildings  of  historical  or 
architectural  significance,  and  the  location  of  all  vacant  land.    These  maps 
will  provide  an  important  indication  as  to  which  sites  are  most  prone  to  future 
construction. 

MEETING  OF  ALL  STUDY  PARTICIPANTS  HELD 

During  the  last  week  in  July  the  General  Consultant  joined  the  other  consul- 
tants and  the  Department  staff  for  three  days  of  meetings  aimed  at  detailed 
programming  of  the  work  and  an  early  determination  of  priorities.    The  various 
Downtown  functional  areas  were  discussed  as  to  their  condition,  their  trends 
and  their  special  problems.     Other  studies  already  under  way  were  examined  to 
determine  their  relationship  to  the  Downtown  Zoning  Study,  and  material  was 
listed  which  will  be  needed  at  an  early  date.     On  July  29  a  report  was  made  at 
the  meeting  of  the  City  Planning  Commission,  and  a  summary  of  the  work  program 
was  presented. 

COMMUNITY  PARTICIPATION  NEEDED 

Written  words,  such  as  those  in  this  report,  often  seem  dry    and  impersonal 
without  the  necessary  community  participation  that  is  being  sought  in  this  study. 
Such  participation  will  be  a  key  to  an  understanding,  by  both  the  public  and 
those  performing  the  study,  of  the  objectives  toward  which  Downtown  zoning  must 
be  directed. 

Those  business  and  property  interests  in  the  Downtown  area  which  are  most 
directly  affected  are  presently  forming  an  advisory  committee  to  maintain  contact 
with  the  progress  of  the  work  and  review  the  findings.    Similar  contact  and 
review  by  others  will  also  be  welcomed.    One  of  the  major  early  undertakings 
of  the  study  is  discussion,  refinement  and  agreement  upon  significant  goals 
for  the  Downtown  area.    Public  expressions  are  therefore  sought  as  to  the 
problems  being  experienced  Downtown,  the  types  of  improvement  needed,  and 
the  possible  means  of  bringing  these  improvements  through  zoning. 


For  further  information,  inquire  of: 
Peter  Svirsky,  Project  Manager 
Department  of  City  Planning 
KL  8-3056 
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CITY    AND    COUNTY    OF    SAN    FRANCISCO  3. 


DEPARTMENT  OF  CITY  PLANNING 

100  LARKIN  STREET    .    CIVIC  CENTER    ■    SAN  FRANCISCO  2,  CALIFORNIA 

June  7,  1965 

STATEMENT  OF  SCOPE  AND  PURPOSES  OF  THE  C-3  ZONING  STUDY 

The  proposed  C-3  (downtown)  Zoning  Study  will  be  the  most  intensive 
zoning  project  undertaken  in  San  Francisco  since  the  studies  that  led  to 
adoption  of  the  1960  City  Planning  Code  (zoning  ordinance).    This  statement 
answers  a  series  of  basic  questions  about  the  C-3  Study  and  summarizes  its 
scope  and  purposes* 

A.      WHY  SHOULD  A  C-3  STUDY  BE  DONE? 

Concern  over  the  character  and  intensity  of  downtown  construction  is  not 
new  in  San  Francisco,  nor  is  this  city  unique  in  having  this  type  of  concern 
repeatedly  expressed  by  its  citizens.    There  was  much  controversy  over  the 
question  of  zoning  controls  for  the  size  or  bulk  of  buildings  during  the 
1950' s,  when  the  current  planning  Code  was  under  consideration.    When  this  Code 
went  into  effect  in  1960,  a  maximum  floor  area  ratio  for  new  buildings  in  the 
C-3  (downtown)  zoning  district  was  set  at  20:1,  and  this  ratio  became  essen- 
tially the  only  zoning  control  over  downtown  development.    The  City  Planning 
Commission  had  urged  adoption  of  a  ratio  no  higher  than  16:1,  large  enough  for 
every  building  in  the  C-3  district  at  that  time.    Early  in  1964,  however,  re- 
newed public  concern  over  the  effects  of  such  permissive  downtown  zoning  led 
the  Board  of  Supervisors,  with  the  approval  of  the  City  Planning  Commission, 
to  reduce  the  maximum  floor  area  ratio  to  16:1. 

Both  the  Board  of  Supervisors  and  the  Planning  Commission  took  this  1964 
action  with  the  understanding  that  a  complete  and  comprehensive  evaluation  must 
be  made  of  zoning  needs  in  the  downtown  area.    Hence  the  Planning  Commission 
and  the  Department  of  City  Planning  have  taken  steps  to  draw  up  the  scope  of 
such  a  study,  to  engage  consultants  to  assist  the  Department  in  the  work,  and 
to  obtain  a  special  appropriation  of  funds  for  this  purpose. 

It  has  been  the  size  of  buildings  that  has  gained  the  most  attention  in 
demands  for  modified  zoning  controls  in  the  downtown  area.    But  proper  zoning 
has  other  functions  in  addition  to  the  control  of  building  bulk,  and  the  lack 
of  adequate  standards  has  become  increasingly  clear  in  a  number  of  ways  in 
the  C-3  district.    For  example,  the  C-3  district  covers  a  broad  section  of 
the  city  without  any  differentiation  as  to  the  types  of  land  uses  that  are 
permitted.    C-3  extends  from  the  southern  frontage  of  Market  Street  west  to 
Van  Ness  Avenue  and  north  to  the  edges  of  Nob  Hill  and  the  Broadway  entertain- 
ment area.    The  377  acres  in  this  district  span  a  variety  of  functi*nal  areas 
of  downtown,  ranging  from  finance  and  administration  to  residential,  and  from 
retail  shopping  to  entertainment.    Each  functional  area  has  special  needs  which 
should  be  recognized  for  zoning  purposes. 

Present  zoning  standards  for  off-street  parking  are  also  in  need  of  inves- 
tigation.   No  type  of  use  in  any  portion  of  the  C-3  district  is  presently  re- 
quired to  have  off-street  parking;  such  parking  as  is  provided  within  the 
building,  however,  is  not  counted  against  the  total  permitted  floor  area  in 
the  building,  and  so  this  parking  is  in  some  areas  encouraged.    Whether  park- 
ing in  the  C-3  district  or  its  sub-areas  should  be  encouraged  or  discouraged, 
required  or  prohibited,  is  a  question  requiring  intensive  study. 
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Under  the  heading  of  building  bulk,  too,  there  are  a  variety  of  ques- 
tions to  be  answered.     Is  the  floor  area  ratio  by  itself  an  adequate  limita- 
tion on  building  bulk  in  all  cases?     Should  there  be  refinements  and  variations 
in  this  concept  according  to  the  functional  area?    Does  the  present  floor 
area  bonus  for  corner  lots  have  a  good  planning  basis?     Should  not  standards 
for  residential  buildings  in  the  C-3  district  be  made  different  from  stand- 
ards for  commercial  buildings?    How  can  amenities  such  as  light,  air  and  human 
scale  be  better  assured  for  persons  in  the  streets  and  for  occupants  of  down- 
town buildings,  and  can  and  should  there  be  better  protection  of  views?  Such 
questions  are  only  an  indication  of  the  scope  of  inquiry  involved  in  the  study. 

B.  WHAT  TYPE  OF  WORK  IS  INVOLVED? 

It  is  important  to  emphasize  that  the  C-3  Study  is  a  zoning  study,  aimed 
directly  at  the  improvement  of  standards  contained  in  the  San  Francisco  City 
Planning  Code,  or  zoning  ordinance.     This  study  must  be  based  upon  and  inte- 
grated with  other  planning  work  in  the  city,  but  its  purposes  are  immediate 
and  distinct.     Full  account  should  be  taken  of  the  principles  of  the  Master 
Plan  and  of  the  Downtown  General  Plan  proposals  published  in  September  1963, 
but  such  principles  will  not  provide  precise  answers  that  can  be  translated 
into  zoning  standards. 

What  is  needed  is  an  intensive  and  extremely  practical  examination  of 
the  downtown  area  as  it  is  today  and  a  prediction  of  its  potentials  as  they 
may  relate  to  zoning.    And,  on  the  other  hand,  because  the  effects  of  zoning 
are  primarily  physical,  the  C-3  Study  cannot  be  expected  to  provide  answers 
to  social  problems,  or  even  to  some  of  the  ultimate  economic  problems  of 
the  community.     The  specific  purpose  of  this  study,  then,  is  to  provide  maxi- 
mum benefits  for  San  Francisco  within  the  scope  of  zoning  as  a  practical  tool 
of  planning. 

C.  HOW  LARGE  IS  THE  STUDY  AREA? 

The  area  covered  by  the  C-3  Study  is  considerably  larger  than  the  C-3 
district  itself.     It  is  identical  to  the  area  of  the  Downtown  General  Plan 
Proposals,  and  is  bounded  on  the  north  by  Vallejo  Street,  on  the  east  by  the 
waterfront,  on  the  south  by  Bryant  Street  and  14th  Street,  and  on  the  west 
by  Franklin  Street  and  the  Central  Freeway.     This  is  an  area  of  approximately 
450  city  blocks,  covering  1,000  net  acres  exclusive  of  streets,  compared  with 
377  acres  within  the  C-3  district  itself. 

The  study  area  has  been  expanded  to  this  size  in  order  to  reach  the 
natural  boundaries  of  what  is  commonly  regarded  as  the  downtown  area  of 
San  Francisco,  and  to  encompass  all  those  functional  areas  which  are  related 
to  downtown.     It  is  expected,  however,  that  the  intensity  of  the  study  will 
vary  from  section  to  section,  with  the  greatest  intensity  in  the  financial 
and  administrative  and  retail  shopping  areas. 

D.  TOWARD  WHAT  GOALS  ARE  WE  LOOKING? 

The  goals  of  the  C-3  Zoning  Study  have  been  tentatively  set  out  in  a 
draft  statement  for  discussions  with  the  C-3  Committee  of  the  Planning  Com- 
mission and  with  consultants,  dated  September  11,  1964.     These  goals  are 
tentative  because  they  are  subject  to  modifications  and  additions  in  an  early 
phase  of  the  study  itself,  as  the  result  of  discussions  with  interested  groups 
in  the  community.     In  brief,  the  tentative  goals  are  as  follows: 

1.    Efficiency  and  strength  of  the  downtown  area.     The  basic  overall 
goal  is  fulfillment  of  all  the  potentials  of  the  downtown  area,  with  intensity, 
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vitality  and  variety,  and  without  harmful  dispersal  of  downtown  functions 
outside  the  downtown  area  or  to  other  cities  or  regions.     Efficiency  and 
strength  will  promote  a  high  employment  rate,  a  solid  tax  base,  general 
order  and  convenience  of  the  various  land  uses  and  facilities,  and  minimiza- 
tion of  public  costs  such  as  those  involved  in  utilities,  fire  protection, 
and  movement  of  traffic. 

2.  Adequate  space  for  all  functions  in  this  area.  The  existing 
inventory  of  space  must  be  known,  and  future  needs  must  be  projected,  in 
order  to  provide  no  less        nor  disproportionately  more  --  space  than  is 
required  for  each  of  the  various  downtown  functions. 

3.  Good  circulation  of  vehicles,  persons  and  materials.      The  arrange- 
ment of  land  uses,  building  bulk,  and  parking  and  loading  facilities  must  be 
such  as  to  promote  free  circulation  into  and  within  the  downtown  area. 

4.  Aesthetic  and  other  amenities.      The  appearance  and  other  sensations 
associated  with  the  downtown  area,  both  as  viewed  from  without  and  as  perceived 
from  within,  should  be  enhanced  within  an  imaginative  system  of  control,  en- 
couraging neither  severe  incongruity  nor  monotony  but  leaving  as  many  decisions 
as  possible  to  the  individual  architect  and  developer. 

5.  Encouragement  of  construction,  reconstruction  and  remodeling.  Maxi- 
mum development  should  be  permitted  for  all  downtown  parcels  within  a  general 
framework  in  which  no  individual  parcel  is  given  unreasonable  advantages  or 
disadvantages  and  no  parcel  is  encouraged  to  be  over-built  or  under-built  in 
terms  of  general  downtown  space  needs. 

6.  Establishment  of  appropriate  zoning  controls.      This  last  goal  is 
the  most  concrete  in  the  C-3  Study,  but  it  is  essentially  a  reflection  of  the 
many  factors  that  make  up  the  first  five  goals.    Revised  standards  for  the 
present  C-3  district  v*ill  result.    In  addition,  where  the  C-3  district  borders 
areas  now  placed  in  other  zoning  categories,  and  where  downtown  functions  are 
presently  carried  on  in  areas  not  zoned  C-3,  these  facts  could  be  expected  to 
have  an  effect  on  the  standards  for  C-3  itself,  and  perhaps  on  the  standards 
for  adjacent  districts  as  well.    In  any  event,  development  of  a  single  set 

of  standards  for  use  throughout  the  downtown  area  must  be  considered  unlikely. 

E.      WHAT  SPECIFIC  WORK  WILL  BE  DONE? 

Items  of  work  have  been  tentatively  set  down  in  program  outlines  of  the 
Department  of  City  Planning  and  elaborated  upon  in  proposals  of  the  consult- 
ants.    In  general  format,  the  work  items  will  follow  the  broad  categories 
suggested  by  the  six  goals  set  out  above.     In  the  areas  of  inquiry  under  the 
first  three  goals,  there  will  first  be  an  inventory  and  analysis  directed 
toward  an  understanding  of  the  existing  state  and  future  requirements  of  the 
functional  areas  of  downtown,  followed  by  projections  to  estimate  future  needs 
and  conditions. 

The  inventory  and  analysis,  as  stated  earlier,  will  first  establish 
agreed-upon  goals  and  objectives  for  downtown.    It  will  then  proceed  to  a 
series  of  inter-related  inquiries,  including  refinement  of  the  functional 
areas  of  downtown  as  expressed  in  the  Downtown  General  Plan  Proposals  with 
emphasis  upon  the  detailed  needs  of  zoning,  development  of  relevant  data  on 
topography  and  geology,  analysis  of  downtown  "image  features",  study  of  popu- 
lation and  employment  factors,  determination  of  the  value  of  land  and  buildings 
(including  the  actual  value  of  land  per  square  foot,  the  significance  of 


6. 


prestige  locations,  the  location  of  underdeveloped  sites,  and  the  pattern 
of  ownership),  evaluation  of  the  existing  stock  of  buildings  (as  to  their 
age,  structural  condition,  technological  condition,  use  of  floor  space  on 
ground  and  upper  floors,  and  external  size),  examination  of  traffic  and  park- 
ing factors  (including  all  public  and  private  forms  of  transportation,  as 
well  as  pedestrian  movements),  determination  of  public  utility  needs,  and  study 
of  the  relationship  of  downtown  San  Francisco  to  other  areas  inside  and  out- 
side the  city.     Projections  will  then  be  made,  with  particular  emphasis  upon 
needs  for  land  area  and  floor  space  for  the  various  downtown  functions. 

The  design  aspects  form  a  distinct  portion  of  the  study,  oriented  to- 
ward identification  of  the  important  design  elements  existing  in  the  down- 
town area,  identification  of  further  design  needs,  and  an  understanding  of 
how  these  elements  and  needs  may  be  affected  by  zoning  standards.  No  spe- 
cific overall  design  plan  will  result  from  this  portion  of  the  study,  as  the 
purpose  will  be  to  relate  good  design  to  zoning  standards,  and  these  stand- 
ards will  have  general  application  throughout  a  given  zoning  district. 

Another  specialized  portion  of  the  study  concerns  techniques  of  build- 
ing construction  and  operation,  and  will  include  an  examination  of  patterns 
of  land  assembly,  sponsorship,  and  financing  of  construction,  classification 
of  new  building  types,  internal  arrangement  of  space,  construction  costs, 
construction  methods,  and  methods  and  costs  of  building  operation,  all  as 
they  may  relate  to  choice  of  zoning  controls. 

Finally,  all  the  possible  types  and  combinations  of  zoning  controls  will 
be  identified  and  evaluated,  so  that  the  most  appropriate  controls  may  be 
selected.    A  survey  of  zoning  controls  used  by  other  cities  in  their  down- 
town areas  will  be  made,  with  due  consideration  for  the  similarities  and 
differences  between  these  other  cities  and  San  Francisco,    All  of  the  poten- 
tial standards  growing  out  of  the  study  will  be  tested  against  recent  con- 
struction in  San  Francisco,  buildings  currently  being  planned,  and  expected 
future  development  patterns  so  that  every  effort  can  be  made  to  assure  that 
the  standards  eventually  recommended  will  be  workable.    It  would  be  expected 
that  such  controls  as  are  developed  would  continue  to  guide  the  city's 
physical  development  for  a  ten  to  fifteen  year  period. 

F.      HOW  WILL  EXISTING  INFORMATION  BE  USED? 

The  city  is  fortunate  in  having  the  onset  of  the  C-3  Study  occur  when  an 
extraordinary  amount  of  information  is  becoming  available  from  other  studies 
that  have  been  and  are  being  conducted.     The  Department  of  City  Planning  in- 
tends to  make  maximum  use  of  this  other  information  in  the  C-3  Study,  with 
an  emphasis  on  analysis  rather  than  on  the  gathering  of  new  information. 

The  Community  Renewal  Program  has  produced  data  on  every  separate 
property  in  the  C-3  study  area  that  is  in  commercial  or  industrial  use,  and 
these  data  can  be  analyzed  by  machine  processing.     Certain  information  on 
the  C-3  study  area  was  brought  together  in  the  development  of  the  Downtown 
General  Plan  Proposals,  and  further  data  on  portions  of  this  area  are 
available  from  zoning  studies  in  the  late  1950' s  and  the  late  1940* s  for 
comparative  purposes. 

The  Bureau  of  Traffic  Engineering  is  near  completion  of  the  most  inten- 
sive traffic  and  parking  survey  ever  conducted  in  downtown  San  Francisco, 
and  the  results  of  this  survey  will  be  available.    The  Municipal  Railway  has 
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started  a  transit  facilities  study  in  connection  with  the  advent  of  rapid  trans- 
it service.    Additional  information  will  be  forthcoming  from  current  studies  of 
the  San  Francisco  waterfront  lands,  Market  Street,  the  Rapid  Transit  Corridor, 
and  the  Yerba  Buena  Center  Redevelopment  Project. 

Other  potentially  useful  information  is  listed  in  an  extensive  outline  of 
sources  of  material  for  the  C-3  Zoning  Study,  prepared  by  the  Department  of 
City  Planning  in  March  1965. 

G.  HOW  WILL  THE  WORK  BE  PHASED  OVER  TIME? 

The  study  is  scheduled  to  last  for  12  months,  exclusive  of  production  of 
the  final  report  or  reports  and  supporting  material.    The  detailed  specifications 
of  work  items  and  the  determination  of  time  periods  for  the  various  phases  of 
the  program  are  the  subject  of  contract  negotiations  now  being  carried  on  be- 
tween the  Department  of  City  Planning  and  the  consultants.    It  is  anticipated 
that  the  work  will  be  divided  into  specific  phases  of  designated  time  periods 
and  that  the  progress    of  the  work  will  be  reported  at  stated  times  as  is 
customary  with  contracts  of  this  type.    The  phasing  of  the  work  will  be  fully 
established  before  the  program  is  begun. 

H.  HOW  WILL  THE  STUDY  BE  FINANCED.  AND  WHO  WILL  CARRY  IT  OUT? 

A  full  account  of  the  cost  of  the  C-3  Study  is  contained  in  a  two-page 
statement  dated  May  4,  1965,  which  describes  the  roles  of  the  general  consul- 
tant, the  design  consultant,  the  resident  consultants , and  the  Department  of 
City  Planning.    The  total  cost  in  new  funds  (exclusive  of  the  regular  personnel 
budget  of  the  Department  of  City  Planning)  is  $132,000, 

In  a  resolution  adopted  May  27,  1965,  the  City  Planning  Commission  re- 
quested a  supplemental  appropriation  of  $132,000  for  its  consulting  account. 
This  resolution  noted  that  a  committee  representing  diversified  downtown 
groups  has  offered  to  contribute  one-half  the  cost,  or  $66,000  of  the  total 
of  $132,000,  with  this  private  contribution  to  be  placed  in  the  City's  General 
Fund.    Early  action  on  this  budget  request  would  permit  the  C-3  Study  to  be 
begun  during  the  month  of  July. 


ADDENDUM 

On  June  21,  1965,  the  Board  of  Supervisors  authorized  the  appropriation  of 
$132,000  for  the  C-3  Zoning  Study,  as  requested  by  the  City  Planning  Commission. 
In  authorizing  these  funds,  the  Board  of  Supervisors  indicated  it  would  consider 
any  future  offer  that  private  sources  might  wish  to  make  of  contributions  toward 
the  cost  of  the  study,  to  be  deposited  in  the  City's  General  Fund,  in  which  case 
a  list  of  contributors  is  to  be  filed  with  the  Controller. 

Final  negotiations  with  all  the  consultants,  including  their  scopes  of 
services,  the  working  relationships  and  the  phasing  of  work  items,  were  com- 
pleted concurrently  with  the  actions  of  the  Board  of  Supervisors,  and  the 
contracts  were  signed  on  June  25,  with  the  start  of  work  scheduled  for  July  1. 


LARKIN,  FULTON  AND  MCALLISTER  STS. 
CIVIC  CENTER 
SAN  FRANCISCO  94102 


a  ; 


SAN  FRANCISCO 


zoning 
study 


PROGRESS  REPORT  NO.  2 
C-3  AND  ADJACENT  DISTRICTS  September  1,  1965 


As  stated  in  the  first  monthly  Progress  Report,  dated  August  1,  the  month 
of  July  was  spent  primarily  in  seeking  out  the  sources  of  data  useful  to  the 
Downtown  Zoning  Study,  and  in  assembling  and  reviewing  such  data. 

During  August  this  work  was  continued,  with  refinements  made  to  put  all  the 
information  collected  in  a  form  in  which  it  can  help  to  answer  the  basic  questions 
in  the  study.    Host  of  the  information  now  being  sought  and  analyzed  falls  into 
these  four  general  categories: 

1.     SPACE  IN  THE  DOWNTOWN  AREA 

Space       on  the  ground  and  within  buildings       is  the  key  to  the  functioning 
of  Downtown.    The  Downtown  Zoning  Study,  therefore,  is  seeking  an  accounting  of 
how  much  space  there  is  now  and  how  much  there  will  be  and  should  be  in  the  future. 

First,  an  inventory  of  all  existing  space  is  required.    The  second  step  is  a 
listing  of  new  floor  space  scheduled    for  construction.    Finally,  the  need  for 
space  at  future  times  must  be  projected,  using  estimates  of  employment,  anticipated 
growth  of  certain  businesses  and  industries,  and  other  factors.    The  survey  of 
commercial  and  industrial  buildings  performed  under  the  Community  Renewal  Program 
study  forms  part  of  the  basis  for  this  work,  together  with  other  established  sources 
and  supplementary  research. 

In  this  type  of  investigation,  the  qua lity  of  existing  floor  space  is  of  major 
importance.    The  quality  of  space  may  determine  how  long  it  will  remain  on  the 
market,  thus  affecting  the  need  for  construction  of  new  space  to  replace  that  which 
is  removed. 

Two  indicators  of  the  quality  of  space  are  its  age  and  the  size  of  recent 
investments  in  its  renovation.    These  factors  may  tell  whether  the  space  is  in 
good  condition  in  a  physical  or  technological  sense,  and  therefore  whether  it  is 
competitive  and  profitable. 
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Also  important  are  the  direct  and  indirect  indicators  of  value:    rents,  sales 
prices  and  assessments.    Taken  together,  these  factors  also  show  the  competitive 
position  of  the  space  and  whether  its  operation  is  economic.    Closely  related  is 
the  factor  of  geographical  location  of  the  space,  for  location  may  impart  added 
value  to  both  land  and  buildings  through  prestige  or  other  advantages. 

High  on  the  list  of  other  advantages  to  be  considered  in  location  is  access, 
which  is  one  of  the  prime  determinants  of  Downtown  property  values.    In  this 
connection  the  Downtown  Parking  and  Traffic  Survey  being  conducted  by  the  Department 
of  Public  Works  will  provide  some  of  the  most  important  elements  of  information. 

Travel  into  Downtown  by  public  transit  must  also  be  considered,  in  terms  of 
the  total  numbers  of  people  brought  into  Downtown  and  in  terms  of  the  accessibility 
of  various  areas.    With  the  coming  of  rapid  transit,  the  pattern  of  access  to  Down- 
town will  shift  considerably,    and  this  shift  may  be  expected  to  have  a  policy 
effect  in  some  areas  upon  one  or  more  of  the  three  main  aspects  of  zoning  control: 
land  use,  size  of  buildings,  and  off-street  parking  and  loading. 

2.  THE  FUNCTIONAL  AREAS  WITHIN  DOWNTOWN 

A  large  number  and  variety  of  functional  areas  have  been  identified  by  the 
Downtown  General  Plan  in  the  broad,  1,000-acre  section  of  the  City  that  is  being 
studied.    These  areas  are  differentiated  from  one  another  by  their  predominant 
uses.    A  more  detailed  survey  of  uses,  parcel  by  parcel,  is  being  conducted  now 
in  order  to  determine  how  many  of  these  separate  functional  areas  have  significance 
for  zoning  purposes.    Ground  floor  uses  are  of  primary  concern  in  this  survey,  with 
upper  floor  uses  to  be  considered  later. 

Distinct  functional  areas  have  developed  naturally  because  they  contribute  to 
the  efficient  operation  of  Downtown.    Many  of  the  uses  involved  benefit  from  close 
proximity  to  like  or  complementary  uses.    Compactness  contributes  to  vitality,  but 
some  functional  areas  require  room  for  expansion,  sometimes  at  the  expense  of 
others.    The  question  resolves  itself  once  again  into  one  of  adequacy  of  space, 
this  time  with  an  emphasis  upon  space  for  each  separate  type  of  Downtown  function. 

It  is  not  possible,  therefore,  to  talk  simply  of  adequacy  of  space  in  the 
Downtown    generally,  without  distinguishing  among  the  various  types  of  space.  Nor 
is  it  possible  to  attack  the  problem  of  adequate  space  for  each  function  by  drawing 
hard  and  fast  lines  at  the  outset  which  allocate  certain  Downtown  blocks  to  each 
function,  and  then  assume  that  adequate  space  can  be  provided  within  those  blocks. 
The  process  is,  rather,  one  of  estimating  space  needs  for  each  function  first,  then 
balancing  these  needs  and  allocating  land  in  a  way  which  will  accommodate  all  needs 
in  the  most  efficient  geographical  relationship. 

3.  DESIGN  ASPECTS 

To  a  considerable  extent  in  planning  around  the  country,  but  to  perhaps  an 
extraordinary  extent  in  San  Francisco,  the  design  aspects  of  a  zoning  study  form 
an  important  element.    Indeed,  the  impetus  for  the  current  zoning  study  has  been 
largely  expressed  in  design  terms.    Nearly  all  discussions  of  zoning  in  the  Downtown 
area  have  been  concerned  to  a  greater  or  lesser  degree  with  the  design  aspects  of 
the  problem. 

Yet  approaches  and  emphases  differ.    The  job  of  the  Design  Consultant,  who 
completed  a  month  of  residence  in  San  Francisco  in  the  middle  of  August,  has  in 
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these  early  stages  been  to  identify  the  significant  design  features  and  design 
issues  in  the  Downtown  area,  and  to  attempt  to  find  a  common  ground  for  discussion 
of  these  features  and  issues. 

This  is  not  an  easy  task,  particularly  where  the  conclusions  reached  must 
later  be  translated  into  agreed-upon  zoning  standards.    The  success  of  zoning  in 
design  terms  is,  however,  crucial,  since  these  are  the  terms  in  which  many  of  the 
amenities  sought  by  workers,  shoppers  and  visitors  in  the  Downtown  area  must  be 
assured. 

Later  stages  in  the  design  study  work  will  involve  the  testing  of  potential 
zoning  controls,  both  as  they  are  related  to  actual  techniques  and  forms  of  con- 
struction, and  as  they  reflect  upon  the  design  features  and  issues  that  have  been 
identified. 

4.    GOALS  AND  ISSUES 

Many  of  the  broader  goals  and  issues  of  the  Downtown  Zoning  Study  are  expressed 
or  implied  in  what  has  been  said  above  in  this  report.    At  the  same  time,  however, 
further  and  more  detailed  expressions  are  being  sought  from  the  community  at  large, 
since  the  study  will  have  meaning  only  if  it  is  responsive  to  those  expressions. 
The  uncovering  of  goals  and  issues,  therefore,  through  interviews,  meetings  and 
other    means,  is  itself  part  of  the  study.    Summer  vacations  have  caused  resched- 
uling of  some  of  this  work  to  later  months. 

In  this  area  of  investigation,  it  is  striking  how  little  real  articulation 
there  has  been  previously  of  Downtown  zoning  goals,  despite  the  controversy  that 
has  surrounded  some  recent  construction  of  individual  buildings.    Specific  goals 
must  now  be  captured  and  isolated. 

A  careful  inquiry  is  also  being  carried  on  as  to  the  types  of  zoning  studies 
recently  conducted  in  the  downtown  areas  of  other  large  cities,  and  the  types  of 
zoning  controls  put  into  effect  in  those  cities.    An  interesting  byproduct  of  this 
inquiry  is  the  discovery  of  a  similarity  of  zoning  concerns  in  all  downtown  areas 
across  the  country* 

This  similarity  permits  a  common  approach  to  zoning  controls  to  a  certain 
extent,  though  each  city  has  its  own  distinct  advantages  to  emphasize.    In  San 
Francisco    the  most  distinct  advantages,  widely  recognized,,  are  the  geography  and 
topography  of  our  City,  and  the  great  strength  of  the  financial    and  administrative 
headquarters  function.    Enhancement  of  these  features,  and  of  other  vital  elements 
in  the  Downtown  area,  is  the  main  concern  of  the  Downtown  Zoning  Study. 


For  further  information,  inquire  of: 
Peter  Svirsky,  Project  Manager 
Department  of  City  Planning 
KL8-3056 
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C-3  AND  ADJACENT  DISTRICTS 


PROGRESS  REPORT  NO.  3 
October  1,  1965 


Work  on  the  Downtown  Zoning  Study  during  September  continued  along  the  lines 
described  in  the  last  monthly  Progress  Report,  dated  September  1.    There  was  an  in- 
creasing concentration  upon  the  question  of  goals  and  issues  pertinent  to  the  study, 
and  it  is  upon  that  question  that  this  present  Progress  Report  is  concentrated. 

INHERENT  PROBLEMS  IN  DETERMINING  GOALS  AND  ISSUES 

The  means  by  which  goals  and  issues  are  determined  in  a  study  of  this  type,  and 
the  problems  found  in  the  course  of  this  determination,  were  outlined  in  last  month's 
Progress  Report.     Despite  such  inherent  problems,  the  setting  of  goals  and  the  narrowirv. 
of  issues  are       considered  of  central  importance  to  the  study,  in  order  to  direct  the 
study  toward  zoning  solutions  that  are  desired  by  the  community  and  beneficial  to  the 
Downtown  area. 

In  determining  goals  and  issues,  it  must  be  kept  in  mind  that  any  solutions  found 
by  the  study  will  be  in  terms  of  zoning  and  zoning  only.     It  will  not  be  the  purpose 
of  the  Downtown  Zoning  Study,  for  instance,  to  initiate  overall  transportation  policy, 
recommend  public  improvements,  or  devise  a  precise  development  plan  for  the  Downtown 
area.     Such  elements,  to  the  extent  that  they  are  appropriate,  have  been  and  are  being 
determined  by  other  means;  zoning  must  be  coordinated  with  such  policies,  but  cannot 
take  the  lead  in  their  determination. 

There  is  also  a  question,  commonly  expressed,  as  to  whether  zoning  can  ever  be  a 
positive  force  in  the  City's  development,  or  whether  it  must  be  thought  of  as  only  a 
series  of  negative  constraints  which  can  prevent  serious  abuses  but  can  provide  no 
encouragements  toward  good  development.     It  is  an  assumption  of  this  study  that  zoning 
can  be  a  positive  force,  and  for  this  reason  the  determination  of  goals  and  issues 
becomes  all  the  more  important:     if  zoning  is  to  influence  the  City's  forward  progress 
in  a  beneficial  way,  then  the  directions  to  be  taken  by  such  progress  must  be  carefully 
considered. 
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PRELIMINARY  FORMULATION  OF  GOALS  AND  ISSUES 

In  Progress  Report  No.  1  for  the  Downtown  Zoning  Study,  dated  August  1,  these  six 
general  goals  were  enumerated  and  described: 

1.  Efficiency  and  strength  of  the  downtown  area. 

2.  Adequate  space  for  all  functions  in  this  area. 

3.  Good  circulation  of  vehicles,  persons  and  materials. 

4.  Aesthetic  and  other  amenities. 

5.  Encouragement  of  construction,  reconstruction  and  remodeling. 

6.  Establishment  of  appropriate  zoning  controls. 

These  general  goals  are  still  basic  to  the  study.  They  are  not,  however,  capable 
of  being  translated  into  specific  proposals  without  being  carried  several  steps  further 
so  as  to  be  made  into  real  questions  for  decision  in  zoning  terms.    Accordingly,  the 
following  more  specific  goals  and  issues  have  been  formulated  through  examination  of 
previous  Downtown  planning  work  and  the  reasons  for  the  current  study,  and  through 
consultation  with  interested  persons.    These  goals  and  issues  remain  tentative  at  this 
stage  of  the  study,  but  their  formulation  is  of  great  assistance  in  giving  direction 
to  the  study. 

GOALS  AND  ISSUES  APPLYING  TO  THE  ENTIRE  DOWNTOWN  AREA 

1.  Establishment  of  a  number  of  functional  areas  in  the  Downtown  with  precise 
or  overlapping  boundaries,  with  these  functional  areas  arranged  to  interact  with  one 
another  for  their  mutual  benefit. 

2.  Restriction  of  the  outward  movement  of  certain  functional  areas  to  encourage 
compactness,  vitality,  and  easy  movement  within  the  area,  recognizing,  however,  the 
need  for  certain  variations  in  the  quality  of  space  to  suit  particular  businesses. 

3.  Attention  to  the  available  space  and  development  potential  of  the  Downtown 
area  as  a  whole,  as  well  as  the  condition  and  potential  of  specific  properties. 

4.  Recognition  of  geographic  and  topographic  features,  with  particular  emphasis 
upon  the  hills  and  the  Bay,  and  guidance  of  construction  so  as  to  emphasize  rather  than 
dilute  these  features. 

5.  Protection  and  encouragement  of  small  public  and  private  open  spaces  and 
pedestrian  circulation  areas  which  benefit  the  Downtown  environment. 

6.  Recognition  of  climatic  considerations  affecting  the  suitability  of  the  Downtown 
area  for  certain  configurations  of  existing  and  new  buildings  and  public  areas,  includ- 
ing sunlight,  daylight,  air  circulation  and  control  of  wind. 

7.  Encouragement,  to  the  extent  feasible  through  zoning,  of  quality  in  design 
and  improvement  of  the  appearance  of  the  Downtown  area. 

8.  Arrangement  of  construction  standards  so  as  to  permit  flexibility  of  design 
and  economic  use  of  properties  under  all  applicable  codes,  with  all  adopted  zoning 
standards  justified  in  terms  of  the  specific  purposes  of  planning  and  zoning. 
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9.     Orientation,  where  possible,  of  uses  generating  heavy  automobile  and  truck 
traffic  toward  the  freeway  system  on  the  periphery  of  the  Downtown  area  with  on-site 
parking  facilities,  and  use  of  parking  belts  to  intercept  automobile  traffic  and  mini- 
mize congestion  in  the  central  portions  of  Downtown. 

10.    Encouragement  of  the  intensive  location  of  uses  drawing  heavily  upon  regional 
transportation  facilities  close  to  stations  and  terminals  of  such  facilities. 

GOALS  AND  ISSUES  APPLYING  TO  INDIVIDUAL  FUNCTIONAL  AREAS 

For  the  major  functional  areas  within  Downtown,  special  considerations  apply. 
Some  of  these  considerations  are  as  follows: 

Financial  and  Administrative;    Recognition  of  this  functional  area  as  the  most 
significant  and  growing  in  the  San  Francisco  economy,  with  adequate  provision  made  for 
its  growth  in  the  present  office  district  and  peripheral  areas  to  the  east  and  south, 
and  with  protection  accorded  at  the  same  time  against  unnecessary  encroachment  to  the 
north  and  west. 

Retail:    Maintenance  of  the  compact  and  convenient  nature  of  this  traditionally 
leading  shopping  area  for  the  region,  protection  of  its  integrity,  and  recognition  of 
the  innovations  now  taking  place  in  customer  transportation  and  merchandising. 

Hotel  and  Entertainment:    Emphasis,  both  west  of  the  retail  area  and  along  Broad- 
way, upon  concentration  of  these  uses,  improvement  of  the  quality  of  structures  and 
lessening  of  traffic  and  parking  problems. 

Chinatown:    Recognition  of  this  area  as  an  asset  to  the  Chinese  community,  to  the 
City  and  to  the  Nation,  with  a  significant  and  irreplaceable  character  and  a  crucial 
location  between  Nob  Hill  and  the  financial  and  administrative  district. 

Nob  Hill:    Maintenance  of  the  identify  of  this  area  with  its  unique  combination 
of  hotel,  entertainment,  religious  and  residential  uses. 

Civic  Center:  Integration  of  the  Development  plan  for  public  properties  in  this 
area,  characterized  by  critical  relationships  among  building  masses,  with  development 
of  non-public  buildings  in  the  surrounding  area. 

Market  Street:    Taking  into  account  of  the  impact  of  rapid  transit  upon  properties 

on  and  near  this  street,  particularly  in  station  areas,  with  emphasis  upon  plaza 

development,  free  circulation  of  persons  and  vehicles,  and  general  improvement  of 
conditions  in  the  area. 

South  of  Market:    Encouragement  of  development  in  this  large  and  under -utilized 
portion  of  Downtown,  stimulated  by  the  Yerba  Buena  Center  development  which  will  form 
a  pivot  between  the  office,  retail,  business  service  and  light  industrial  sections  of 
the  Downtown,  with  orientation  to  rapid  transit  near  Market  Street  and  to  automobile 
traffic  near  the  James  Lick  Skyway. 

Downtown  Residential  Areas:    Stimulation  of  a  variety  of  residential  and  resi- 
dential-supporting uses  in  the  northwest  portions  of  Downtown  and  in  the  Golden  Gate- 
way, because  of  the  convenience  of  these  areas  to  Downtown  work  locations  and  their 
stabilizing  effect  upon  Downtown  business. 

All  of  the  above  goals  and  issues  will  be  further  refined  and  added  to  as  the 
Downtown  Zoning  Study  progresses. 

For  further  information,  inquire  of: 
Peter  Svirsky,  Project  Manager 
Department  of  City  Planning 
KL  8-3056 
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PROGRESS  REPORT  NO.  5 
December  1,  1965 


C-3  AND  ADJACENT  DISTRICTS 


THE  NOVEMBER  WORKING  SESSIONS 


In  the  period  November  8-10,  all  consultants  were  present  in  San  Francisco  for 
working  sessions,  and  on  November  10  a  meeting  was  held  with  the  Downtown  Committee 
described  in  Progress  Report  No.  4.  The  working  materials  prepared  up  to  that  time 
were  reviewed,  and  the  directions  of  further  work  were  outlined. 

Some  of  the  most  significant  points  raised  in  these  discussions  are  the  following: 


1.  There  must  be  a  careful  balancing  in  the  Downtown  Zoning  Study  of  amenities 
and  economics.    These  principles  do  not  necessarily  conflict;  in  fact,  ameni- 
ties in  the  downtown  area  contribute  to  its  economic  vitality,  and  conversely 
the  economic  health  of  the  downtown  can  be  reflected  in  human  efficiencies 
and  a  pleasant  image.    Both  principles  must,  however,  be  kept  in  view  through- 
out the  study. 

2.  A  considerable  variation  exists  in  assets  and  deficiencies,  and  in  vitality 
and  future  needs,  among  the  downtown  functional  areas.    Each  area  must  be 
considered  separately  as  well  as  in  relation  to  the  others. 

3.  The  most  significant  elements  in  the  economic  base  of  downtown  are  office, 
retailing,  and  hotel  and  entertainment.    The  retail  base  is  well  established, 
and  no  extraordinary  expansion  is  expected.  The  hotel  and  entertainment  elements 
will  exert  some  expansion  pressures.    The  greatest  pressure,  however,  is  to 
come  from  financial  and  administrative  office  expansion,  and  here  there  is 
concern  to  encourage  such  expansion  to  the  south  and  east  of  the  present 
financial  and  administrative  district  while  limiting  it  to  the  north  and  west. 

4.  One  of*  the  key  issues  for  downtown  vitality,  and  for  zoning,  is  accessibility. 
This  includes  the  smooth  movement  of  vehicles  and  pedestrians,  the  servicing 
of  areas  by  thoroughfares  and  public  transit,  and  the  availability  of  truck 
loading  facilities.    It  is  logical  that  the  greatest  intensity  of  building 
development  be  encouraged,  in  general,  in  areas  of  greatest  accessibility. 
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5.    Good  zoning  can  point  the  way  to  solution  of  some  downtown  problems,  but  not 
of  all  of  them.    Other  solutions  can  be  found  in  such  fields  as  transit, 
parking  and  renewal.    It  is  important,  therefore,  that  the  present  study  be 
coordinated  with  other  efforts  to  improve  the  functioning  of  downtown  and 
that  assumptions  as  to  the  nature  of  these  other  efforts  be  plainly  outlined 
at  an  early  date. 

PROGRESS  OF  DATA  COLLECTION 

At  this  point  most  of  the  data  needed  for  the  study,  with  the  exception  of  data 
from  the  Downtown  Parking  and  Traffic  Survey,  have  been  collected,  and  analysis  has 
begun.    Various  tables  prepared  for  inclusion  in  the  first  Working  Paper  in  January 
are  being  revised  after  corrections.    Other  data  are  represented  by  a  considerable 
number  of  working  maps,  including  the  following: 

1.  Functional  areas,  as  presently  existing  and  as  outlined  for  the  future  in  the 
Downtown  General  Plan  Report  of  1963. 

2.  Significant  downtown  problem  areas. 

3.  Land  use,  both  in  generalized  form  for  whole  buildings  and  by  ground  floor. 

4.  Employment  density  by  block. 

5.  Floor  area  ratio    of  non-residential  structures  by  block. 

6.  Building  condition  rating,  by  lot. 

7.  The  ratio  of  building  assessment  to  land  assessment,  by  lot. 

8.  Land  assessment  for  each  lot,  in  dollars  per  square  foot. 

9.  A  composite  map  showing  factors  contributing  to  the  probable  remaining  life- 
span of  present  structures,  including: 

a.  Buildings  constructed  in  the  past  30  years. 

b.  Buildings  at  least  10  stories  in  height. 

c.  Major  alterations,  in  dollars  per  square  foot  of  building  fbor  area. 

d.  Major  governmental  and  institutional  structures. 

10.  Maps  showing  traffic  and  parking  conditions,  where  available. 

Other  maps  which  are  now  in  various  stages  of  preparation  include  the  following: 

11.  Land  ownerships. 

12.  Corporation  headquarters  locations. 

13.  Buildings  of  architectural  and  historical  significance. 


14.    Retailing  locations. 
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15.  Hotel  and  motel  locations. 

16.  Residential  land  use. 

17.  Pedestrian  movements. 

18.  Open  land. 

19.  Prior  assembly  of  sites  for  new  buildings. 

Additional  working  maps  will  be  drawn  as  the  need  for  them  arises. 


For  further  information,  inquire  of: 
Peter  Svirsky,  Project  Manager 
Department  of  City  Planning 
KL  8-3056 
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March  1,  1966 


C-3  AND  ADJACENT  DISTRICTS 


SECOND  HALF  OF  STUDY  UNDER  WAY 

Groundwork  for  the  development  of  specific  zoning  standards  for  the  downtown 
area  has  been  established  in  the  first  Working  Paper  of  the  study,  printed  in 
February. 

This  first  Working  Paper  forms  the  basis  for  discussions  in  meetings  March  1-3 
among  the  Department  and  Consultants,  the  City  Planning  Commission  Committee  on  the 
Downtown  Zoning  Study  composed  of  Commissioners  Orris  W.  Willard  and  Mrs.  Charles 
Porter,  the  full  City  Planning  Commission,  and  the  Downtown  Committee  for  this  study 
made  up  of  representatives  of  downtown  groups.    These  meetings  were  originally 
scheduled  for  February  but  were  rescheduled  because  of  conflicts  with  freeway  hear- 
ings held  by  the  Board  of  Supervisors. 

The  Working  Paper  will  be  available  after  the  meetings  for  reference  by  all 
interested  persons. 

Work  is  now  under  way  on  zoning  policies  and  standards.    Some  important  elements 
of  background  are  still  being  added;  among  these  is  information  on  costs  of  land 
purchase  and  building  development  and  construction.    In  this  connection,  a  program 
of  interviews  with  knowledgeable  downtown  real  estate  owners,  managers,  brokers  and 
developers  is  being  conducted. 

Also  under  way  are  further  investigations  of  downtown  planning  and  zoning  in 
other  major  cities.    The  results  of  these  investigations  will  be  summarized  in  a 
later  Progress  Report. 


For  further  information,  inquire  of: 
Peter  Svirsky,  Project  Manager 
Department  of  City  Planning 
KL8-3056 
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MAY  AND  JUNE  WORKING  SESSIONS 

During  the  fourth  week  in  May  the  General  Consultant  was  present 
in  San  Francisco  for  working  sessions  centering  around  the  development 
of  zoning  standards.    Work  to  date,  as  outlined  in  Progress  Report  No. 
10,  was  reviewed,  with  special  attention  to  the  relationships  among  the 
various  downtown  areas  and  among  the  possible  types  of  standards. 

In  June  the  Design  Consultant  will  be  present  to  review  his  further 
work  and  to  test  possible  zoning  standards  for  their  urban  design  implica- 
tions . 

For  the  testing  of  these  possible  standards  in  terms  of  building 
economics,  the  Resident  Consultants  are  employing  a  special  economic 
consultant.    This  testing  will  consider  various  intensities  of  develop- 
ment and  the  economic  advantages  and  disadvantages  of  possible  bonus 
provisions. 

Work  in  June  will  include  compilation  of  further  background  material 
for  Working  Paper  No,  2,  to  be  printed  at  the  beginning  of  July.  A 
summary  of  Working  Paper  No.  2  will  be  contained  in  the  next  monthly 
Progress  Report,  and  in  July  preparation  of  the  final  report  for  this 
study  will  begin. 


For  further  information,  inquire  of: 
Peter  Svirsky,  Project  Manager 
Department  of  City  Planning 
KL8-3056 
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August  1,  1966 


DOCUMENTS 


AUG  16  1966 


STUDY  ENTERS  ITS  FINAL  PHASE 

During  the  week  of  July  25,  the  second  Working  Paper,  portions  of  which  were 
contained  in  Progress  Report  No.  12,  was  presented  to  the  Downtown  Committee 
composed  of  representatives  of  the  principal  organizations  interested  in  the 
downtown  area,  to  members  of  the  Planning  and  Development  Committee  of  the  Board 
of  Supervisors,  and  to  the  City  Planning  Commission. 

A  display  of  portions  of  the  two  Working  Papers  may  be  seen,  beginning 
August  16,  at  the  SPUR  Workshop  at  No.  One  Grant  Avenue. 

Work  continues  on  the  development  of  precise  zoning  standards  to  be  recom- 
mended, expanding  upon  the  zoning  evaluations  described  in  Working  Paper  No.  2. 
The  standards  being  drafted  are  mainly  those  affecting  land  use,  basic  building 
bulk,  development  bonuses,  and  parking  and  loading  facilities.  It  is  found  that 
many  existing  sections  of  the  City  Planning  Code  require  some  modification  in 
connection  with  this  drafting,  due  to  the  interrelationships  among  Code  pro- 
visions.   Certain  over-all  streamlining  of  the  Code  would  result  from  such 
modifications. 

At  the  same  time,  the  contents  of  the  final  report  are  being  outlined. 
This  final  report  will  describe  the  standards  recommended,  the  reasons  for 
their  recommendation,  and  the  manner  in  which  the  standards  would  work.  Exact 
figures  for  floor  area  ratior  and  other  standards  will  be  contained  in  the 
report,  as  well  as  the  recommended  zoning  map  for  the  downtown  area.    The  full 
text  of  the  new  ordinance  provisions  will  be  available  at  the  same  time  as  the 
final  report,  as  a  separate  document.    In  addition,  various  visual  aids  will  be 
prepared,  for  purposes  of  further  explanation. 

A  time  schedule  will  soon  be  more  fully  established  for  preparation  of  all 
these  materials,  for  printing,  and  for  presentations  and  public  meetings  and 
hearings.    The  next  monthly  Progress  Report  will  comment  upon  that  time  schedule. 
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